
City of Easley 
Department of Planning and Development 

Board of Zoning Appeals 
June 16, 2026 

Staff Report 
 

Case Number: VAR-26-04 
Applicant: Marcos Gonzalez (Owner) 
Address: 109 Brushy Creek Rd 
Parcel ID’s: 5029-18-40-9337 
Acreage: 1.35  
Zoning: Neighborhood Commercial (NC) 
Future Land Use: Industrial 
 
Surrounding Property:  

Current Zoning: North: General Commercial (GC) 
East: General Residential 1 (GR-1) 
South: Office / Institutional (O/I) 
West: General Commercial (GC) 

Future Land Use: North: Commercial 
East: Residential 
South: Industrial 
West: Commercial  

 

 

Special Exception Review Criteria 

Pursuant to Section 4.10.1 of the Unified Development Ordinance, Special Exceptions are 
intended for uses that are generally compatible with the land uses permitted by-right within a 
zoning district but require individual review of their location, design, configuration, and 
operational characteristics to evaluate the potential for adverse impacts on adjacent properties 
and uses. The purpose of the Special Exception process is to ensure the appropriateness of a use 
at a particular location. 

Section 4.10.3 of the Unified Development Ordinance authorizes the Board of Zoning Appeals to 
approve a Special Exception where it reasonably determines that the proposed use will not create 
significant negative impacts upon surrounding properties or the general public. In making its 
determination, the Board should consider the following criteria: 



1. Compatibility with Existing Land Uses 

The proposed food hall, restaurant, and entertainment venue is located within the Neighborhood 
Commercial (NC) zoning district and is surrounded by a mixture of commercial, 
office/institutional, and residential zoning districts. Commercial uses exist immediately north and 
west of the site, while residential properties are located to the east. Staff finds that restaurant and 
entertainment uses are generally compatible with the surrounding commercial development 
pattern; however, the proximity of nearby residential uses warrants careful consideration of 
potential impacts. 

2. Harmony of Site Design and Circulation 

While a conceptual site plan has been provided, the final design has not been approved. 
Throughout discussions with the applicant since August 2025, staff has consistently identified 
concerns regarding parking availability, internal circulation, and the safe ingress and egress of 
vehicles from the site. These concerns are amplified by the property's location along Brushy 
Creek Road near the US Highway 123 overpass and the Publix shopping center, where traffic 
congestion and access challenges already exist during peak travel periods. 

3. Impact on Public Infrastructure and Services 

Staff anticipates that the proposed use will generate substantially more traffic than many of the 
uses typically found within the Neighborhood Commercial district. A Traffic Impact Study is 
therefore required pursuant to Section 7.8 of the Unified Development Ordinance. The study 
must evaluate existing roadway conditions, projected traffic volumes, access management, 
mitigation measures, and the ability of the surrounding transportation network to safely 
accommodate the proposed development. Approval of this Special Exception does not waive or 
modify this requirement. 

4. Consistency with the Comprehensive Plan 

The Comprehensive Plan encourages economic development, supports local businesses, and 
promotes the expansion of dining and entertainment opportunities within the community. At the 
same time, the Plan emphasizes the importance of connectivity, transportation planning, and 
ensuring that infrastructure keeps pace with growth. Staff finds that the proposed use is generally 
consistent with the economic development objectives of the Comprehensive Plan, if traffic, 
parking, and operational impacts are adequately addressed. 

5. Impact on Public Health and Safety 

Traffic circulation and vehicle safety remain among staff's primary concerns. The nearby 
overpass and commercial corridor already experience congestion during peak travel periods, and 
additional vehicle trips associated with a food hall, restaurant, and entertainment venue may 
exacerbate these conditions without appropriate roadway improvements and access management 
measures. Staff believes these concerns can be addressed through completion of the required 



Traffic Impact Study and implementation of any mitigation measures required by SCDOT or the 
City.

6. Potential Creation of Noise and Other Impacts

The applicant has proposed outdoor gathering areas, live music, and entertainment activities. 
Staff recognizes the value these amenities may bring to the community; however, noise impacts 
on nearby properties must be carefully considered. Staff is particularly concerned with the 
applicant's request to operate beyond midnight, as late-night operations may increase noise 
levels, traffic activity, and compatibility concerns. For this reason, staff recommends that any 
approval limit operating hours to no later than 12:00 midnight.

Recommended Conditions

Pursuant to Section 4.10.4 of the Unified Development Ordinance, the Board of Zoning Appeals 
may impose conditions necessary to minimize, mitigate, or eliminate potential adverse impacts 
associated with the proposed use.

Staff recommends approval with the following conditions:

1. Outdoor entertainment and amplified music shall cease by 10:00 PM. Hours of operation 
shall not extend beyond 12:00 midnight.

2. A Traffic Impact Study shall be completed in accordance with Section 7.8 of the Unified 
Development Ordinance. Any roadway improvements required by the Traffic Impact 
Study, SCDOT, or the City of Easley shall be completed prior to issuance of a Certificate 
of Occupancy.

3. To prevent left turns onto Brushy Creek Rd from Hayes Rd. the applicant will need to 
expand the median on Brushy Creek Rd or pay for the installation of one on Hayes Rd. 
Either project must get approved by SCDOT and the City.

Respectfully submitted,

City Planner



Exhibits:  

Exhibit A: Photos of the Site

Exhibit B: Zoning Map

Exhibit C: Future Land Use Map 

Exhibit D: Application 







Residential directly behind the site.





Staff concerned with left turns to and from the site.
































